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“An existing building is an inherited 
investment in energy and materials.”

Gair Williamson, Architect AIBC, AAA, RAIC
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Statement of Intent
Binning House HRA

JonChoo Design Inc. is pleased to make this application for a Heritage Revitalization Agreement for the Binning Residence.  This 
application proposes the conservation + revitalization of one of Canada’s most significant heritage houses as well as the 
sub-division of the existing property to accommodate a new residence.   

Sustainable development (conservation of natural resources and energy) is of utmost importance.  Thus, the densification of a 
neighborhood, rather than its expansion, should be the preference of any governing municipality.  As such, it is hoped that the 
Municipality of West Vancouver will take this into consideration and accept the current proposal of a sub-division.

Proposed Use of The Binning House

Short Term:

In the short term the house will be used as a private residence, but at the same time be preserved as a ‘time capsule’ through the 
restoration of architectural details, placement of original furniture, exhibition of select personal items owned by the Binnings and 
storage of all Binning related contents.  The Binning House would be periodically available for public viewing.
 
Long Term:

In the long-term it is hoped  the house could serve as a private museum to display the owner’s contemporary art collection, any works 
by B.C. Binning that can be reclaimed and any other items of historical significance to West Vancouver.  The house could be available for 
regular viewings by the public and also available for private event bookings.

Imperial Bank of Canada Mural, Bert Binning
44 feet in length and made up of 200,000 pieces of glass 

commissioned to celebrate B.C’s booming resource-based economy (1958) 

Binning House History

The Binning Residence’s history has been well documented  and needs no introduction.   What is perhaps more relevant is the 
recent history of the property and its current situation:

Recent History

After the passing of Jessie Binning (Bert Binning’s wife) in 2007, the Binning House was gifted to The Land Conservancy (TLC) in 
accordance with her wish to see the house preserved.  Due to financial hardship in 2011, TLC attempted to sell the Binning House. The 
sale was challenged by The University of British Columbia, also a beneficiary under Jessie Binning’s will.  In 2014, TLC lost their case in 
the B.C. Court of Appeals and the Binning House was transferred back to Jessie Binning’s estate.  The Estate offered the house for sale 
in 2015 when the current owner, Jesse Saniuk, beat out several bidders to acquire the property with the proceeds of the sale going to 
UBC.  Now in private hands, the Binning House will be protected and restored to its ‘former glory’ - the original wish of Jessie Binning.

Binning House Plaque - Historic Sites and Monuments Board of Canada Bertrand Binning
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Introduction

I’d like to express how honored and 
humbled I am to be a part of this project.  
The Binning House has been an inspiration 
to many noteworthy architects both local 
and international (Arthur Erickson, Peter 
Cardew, and Richard Neutra to name a 
few) and has influenced much of my own 
work in the past.  

The Binning House has been, “. . . hailed 
as a pioneer of Modernism in domestic 
Canadian Architecture. . . drawing influence 
from competing strains of Modernism 
and aesthetic values prevalent in London 
during the year (1938-39) in which Binning 
resided there to study fine art.”1

Being a ‘pioneer’ is an inherent trait of 
contemporary architecture of which 
the Binning House has been widely 
championed.  Contemporary architecture 
refers to present-day building styles 
which makes it quite difficult to define.  
Ultimately, it is the architectural designer’s 
own personal style which formulates the 
definition of what is contemporary.  

1	 Reconsidering the Binning House	
	 Adele Margot Weder, January 2005

To me, contemporary ‘domestic’ 
architecture is the use of modern-
day design + building techniques to 
create a living space visually void of 
cumbersome detail while facilitating a 
‘cozy’ and familiar spatial experience.

My vision for the Binning House is 
to become a ‘hub’ of contemporary 
architecture.  This project proposes the 
design of a new street level garage + 
caretaker suite, the restoration of the  
existing house, and a new residence 
on a sub-divided lot.  It is with these 
buildings that future generations will have 
the opportunity to conserve + restore a 
timeless house while utilizing new design 
and building techniques to showcase what 
is contemporary in their time.  

Discovered in the  Binning House basement

To Begin,

The Proposal

Restoring the Binning House to its ‘former glory’ and preserving it for generations to 
come, is one of the main goals of this project.  However, housing demands coupled 
with Greater Vancouver’s scarcity of land and its recent push towards sustainable 
development, drives the need for densification when + where possible.   

Interior Hallway MuralBinning House  Photos 2014
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Current Proposal
Concept Sketch: 

Site Section
Proposed Garage ‘Above’

Existing Binning House

Proposed Infill Residence ‘Below’
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Site Context

Existing Site

The Site - Existing

Situated in Altamont, one of West 
Vancouver’s most sought after 
neighborhoods, the Binning House is 
nestled on a hill which affords it a rare 
view (for that area) of the ocean and the 
UBC peninsula beyond.  The view has 
been enhanced with the clearing of the 
neighbors’ backyard trees to the south of 
the Binning property.  The site’s orientation 
is north-south which allows for ample sun 
exposure while the undulating terrain and 
side yard tree coverage shelter the site 
from prevailing winds and the afternoon 
sun.  The total area of the existing site is 
12,837 sqft.

Proposed Site

Additions

There have been two main additions to 
the Binning House.  First, in 1966, a 2-car 
garage + shed was constructed at street 
level and secondly, in 1989, a bathroom 
was added to the west elevation of the 
house itself. 

The Site - Proposed

A new 3-car garage + caretaker suite will 
replace the existing garage + shed.  The 
sub-division will preserve important 
elements of the Binning landscape while 
allowing enough space for the construction 
of a new infill residence further downslope 
of the existing house.  The 1989 bathroom 
addition will be removed to allow vehicle 
access to the new property. 

Neighbor Consideration

The northern property sits approximately 
3’-0 above the proposed 3-car garage 
roof peak, thus their view lines will not be 
impeded.  Due to the natural topography 
of the terrain, the east neighbor’s views 
will not be impeded.  The abandoned 
house to the west will remain hidden due 
to its location as well as the amount of 
tree coverage on its property.  Its views, 
considering it currently has none, will 
remain the same.  The house to the south 
is approximately 150 feet away from the 
proposed infill residence and will therefore 
not be disturbed in any way. 
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View from  Binning House rear yard garden 

Binning House Location: 
2968 Mather’s Crescent, West Vancouver

view
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Proposed Site

Neighbor Consideration

Northern Neighbor

2972 Mather’s Avenue

The 

northern property sits approximately 3’-0 
above the proposed 3-car garage roof 
peak, thus their view lines will not be 
impeded.
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Proposed Site

Neighbor Consideration

Southern Neighbor

2975 Marine Drive

The 

house to the south is approximately 
150 feet away from the proposed infill 
residence and will therefore not be 
disturbed in any way. 
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Proposed Site

Neighbor Consideration

Eastern Neighbor

2964 Mather’s Crescent

Due

to the natural topography of the terrain 
and the amount of foliage on the 
neighbors property, the east neighbor’s 
views will not be affected.
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Proposed Site

Neighbor Consideration

Western Neighbor

2970 Mather’s Crescent

The

abandoned house to the west will remain 
hidden due to its location as well as the 
amount of tree coverage on its property.  
Its views, considering it currently has none, 
will remain the same.
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important landscape features such as 
the eastern entry sequence and private 
garden situated between the existing 
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planting alongside driveway access to the 
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Lot B has been appropriately sized in  
order to meet the desired programmatic 
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was set to meet the needs of a small family 
and/or those looking to downgrade while 
still being able to enjoy all of the amenities 
one would expect in a custom home found 
throughout the Altamont neighborhood. 

The

7'-6"

11'-2"

2
'-7

"

4
.5

7
M

15
'-
0
"

2.29M

3.41M

4
'-5

"

5'-2"

2
3
'-0

"

2
0
'-
4
"

6
'-8"

5'-7"

8'-0"

SINGLE FAMILY RESIDENCE

7'-9"

PROPOSED J HOUSE

HATCH
INDICATES
SETBACK

ENCROACHMENT
PROPOSED 3-CAR GARAGE +

CARETAKER SUITE

PROPOSED LOT A
BINNING SITE AREA

5,827 SQFT

PROPOSED LOT B
J HOUSE SITE AREA

7,010 SQFT

REAR SETBACK

S
ID

E
 S

E
T
B
A
C
K

S
ID

E
 S

E
T
B
A
C
K

S
ID

E
 S

E
T
B
A
C
K

FRONT SETBACK

FRONT SETBACK

S
ID

E
 S

E
T
B
A
C
K

MATH
ERS 

CRES
CENT

REAR SETBACK

FRO
NT SET

BACK

SI
DE

 S
ET

BA
C
K

S
ID

E
 S

E
T
B
A
C
K

S
ID

E
 S

E
T
B
A
C
K

PROPOSED 2-CAR GARAGE
450 SQFT

6
.2

0
M

7
.0

1M

1.58M

0
.80

M

1.3
5
M

2
.0

3
M

9
.14

M

2.44M

2.36M

1.70M

3
'-11"

2"

8'-0"2.44M

EXISTINGPROPERTY LINE 74.87'

PROPOSED PROPERTY LINE 51.00'

PROPOSED PROPERTY LINE 28.04'

E
X

IS
TI

N
G

 P
R

O
P

E
R

TY
 L

IN
E

 1
58

.9
2'

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 4
5.

50
'

PROPOSED PROPERTY LINE 61.66'

PR
O

PO
SE

D 
PR

O
PE

RT
Y 

LI
NE

 3
6.

50
'

10
.3

4'

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 1
05

.7
5'

DRIVEWAY
1,986 SQFT

EXISTING BINNING HOUSE
2968 MATHERS CRESCENT

VARIANCE
REQUIRED

V
A
R
IA

N
C
E

R
E
Q
U
IR

E
D

V
A
R
IA

N
C
E

R
E
Q
U
IR

E
D

V
A
R
IA

N
C
E

R
E
Q
U
IR

E
D

VARIANCE
REQUIRED

V
A
R
IA

N
C
E

R
E
Q
U
IR

E
D

30'-0"

VARIANCE
REQUIRED

VARIANCE
REQUIRED

VARIANCE
REQUIRED

VARIANCE
REQUIRED

DRIVEWAY
1,986 SQFT

PROPOS
ED

PROPOSED EASEMENT

EASEME
NT

SYS#1

SYS#2

SYS#3

SYS#1

SYS#2

SYS#3

EDGE 
OF AS

PHAL
T

PROPOS
ED

PROPOSED EASEMENT

EASEME
NT

PROPOSED

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 1
05

.7
5'

PROPOSED PROPERTY LINE 51.00'

PROPOSED PROPERTY LINE 28.04'

PROPOSED LOT A
BINNING SITE AREA

5,827 SQFT

PROPOSED LOT B
J HOUSE SITE AREA

7,010 SQFT

MATH
ERS 

CRES
CENT

SUBTRACTION

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 4
5.

50
'

PROPOSED PROPERTY LINE 61.66'

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 7
7.

92
'

6.
16

'

PR
O

PO
SE

D 
PR

O
PE

RT
Y 

LI
NE

 3
6.

50
'

10
.3

4'

PROPOSED J HOUSE
SINGLE FAMILY RESIDENCE

EXISTING BINNING HOUSE
2968 MATHERS CRESCENT

EXISTING PROPERTY LINE 74.87'
E

X
IS

TI
N

G
 P

R
O

P
E

R
TY

 L
IN

E
 1

58
.9

2'

PROPOSED 3-CAR GARAGE +
CARETAKER SUITE

LINE OF
EXISTING
GARAGE +
SHED

Proposed Sub-Division
Proposed Set Backs

12



210'

174'

194'
188'

210'

196'

196'
194'

192'
190'

188'

182'

172'

172'

174'

176'

178'

180'

182'

184'

186'

192'

196'

198'

200'

202'

208'

206'

204'

170'

DRIVEWAY
1,986 SQFT

198.8'

196.0'

SILL MAIN

198.7'

SILL UPPER

205.0'ROOF

208.4'ROOF

199.7'

196.1'

196.1'
196.1'

195.9'

195.9'
SILL M

AIN

195.6'

4.
0'

0.7'

40.4'

2.6' 9.3'

21
.8
'

3.2' 0.
8'

12.2'

13
.5
'

38.0'

MATH
ERS 

CRES
CENT

EDGE
 OF A

SPHA
LT

208.7'

211.8'
211.8'

211.3'

211.5'

211.4'

210
.9'

209.2'

209.6'

209.5'

208.6'

208.7'

208.6'

209.9'

210.3'

210.4'

210.7'

211.1'

210.0'

210.4'

210.8'

211.2'

211.5'

211.5'

0.31 '0.14 '

195
.82

'

195
.82

'

(TW
)

189
.14
'

(BW
)

195
.82

'

(TW
)

188
.24

'

(BW
)

B

ENTRY

LAWN

LAWN

LAWN

LAWN

P
L
A
N
T
IN

G

G
R
A
V
E
L

G
R
A
V
E
L

P
L
A
N
T
IN

G

PLANTING

PLANTING

(TW
)

195
.4'

38
.2
'

202.6'DECID
∅15"

HEDGE

211.8'
CONIFER∅22" 210.9'

CONIFER

∅18"210.8'

CONIFER
∅19"

210.6'

CONIFER

∅36"

199.3'
CONIFER∅8"

168.0'

CONIFER

∅30"

169.5'

CONIFER
∅14" 170.8'

CONIFER

∅36"

172.0'

CONIFER

∅33"

202.6'DECID
∅15"

EXISTING BINNING HOUSE
2968 MATHERS CRESCENT

BINNING HOUSE ELEVATIONS
ROOF PEAK ELEV. 208.69
UPPER FLOOR ELEV. 198.70
MAIN FLOOR ELEV. 196.00
BASEMENT SLAB ELEV. 188.42

SITE COVERAGE STATEMENT
SITE AREA: 5,827 SQFT

PERMITTED: 2,331 SQFT  40%
PROPOSED:  2,290 SQFT  39%

GARAGE ELEVATIONS
ROOF PEAK ELEV. 220.79
MAIN FLOOR ELEV. 210.70
BASEMENT SLAB ELEV. 201.16

AVERAGE GRADE: 207.70

J HOUSE ELEVATIONS
ROOF PEAK ELEV. 195.82
GARAGE FLOOR ELEV. 185.82
MAIN FLOOR ELEV. 183.82
BASEMENT SLAB ELEV. 172.74

AVERAGE GRADE: 174.10

SITE COVERAGE STATEMENT
SITE AREA: 7,010 SQFT

PERMITTED: 2,804 SQFT  40%
PROPOSED:  2,709 SQFT  39%

208'

206'

204'

202'

200'

198'

LINE OF ROOF
OVERHANG

LINE OF ROOF
OVERHANG

NEW LATTICE
PANEL TO
MATCH
EXISTING

UP 20R
@6"

UP 8R
@ 6"

UP 7R
@ 6"

LAWN

NEW CONCRETE PAV
ER DRIVEWAY

210
.8'

210.0'
(tw)

A

B

C

D

E
F

H

I FG
 2
08
.10

EX
 2
10
.7
0

FG
 2
11.
70

EX 209.00

FG 210.00

EX
 2
04

.4
0

FG
 2
06

.17

EX
 2
08
.10

EX 202.90

FG 202.90
G

PROPOSED 3-CAR GARAGE +
CARETAKER SUITE

3
'-0

"

FG
 2
10
.7
0

EX
 2
10
.7
0

FG 210.70

EX 210.70

198.8'

1'-6"

3'-0"

3'-0"
CANTILEVER
OVER CARE

TAKER SUITE

PROPOSED PROPERTY LINE 51.00'

PROPOSED PROPERTY LINE 28.04'
13'-6"

11'-6"
8'-0"

4
'-0

"

2
4
'-8"

3'-10"

29'-0"

DRIVEWAY
1,986 SQFT

ENTRY

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 4
5.

50
'

PROPOSED PROPERTY LINE 61.66'

P
R

O
P

O
S

E
D

P
R

O
P

E
R

TY
 L

IN
E

 7
7.

92
'

6.
16

'
PR

O
PO

SE
D 

PR
O

PE
RT

Y 
LI

NE
 3

6.
50

'

10
.3

4'

PRO
POS

ED
PROPOSED EASEMENT

EAS
EME

NT

PROPOSED J HOUSE
SINGLE FAMILY RESIDENCE

LINE OF BLDG
ENVELOPE

POOLHOTTUB

5'-1"

8'-1"

11'-2"

11'-2"

2
'-7

"

2
0
'-
4
"

2
3
'-0

"

4
.5

7
M

15
'-
0
"

3.41M

LINE OF PROPOSED
ROOF OVERHANG

2.46M

1.58M

3.41M

KITCHEN
COURT

LINE OF BLDG ENVELOPE
(BASEMENT UNDER DRIVEWAY)

PLANTING

PLANTING

RETAIN
EXISTING

APPLE TREE

FG
 2
00

.8
3

EX
 2
02

.9
0

EX
 2
06

.17

FG
 2
06

.17

SLOPE > 20%
VARIANCE REQUIRED

RETAIN HEDGE
IF POSSIBLE

56.17'

3
7
.6

7
'

2.39'

2
0
.4

2
'

22.00'

14.25'

2
0
.9

2
'

2
0
.4

2
'

34.71'

34.71'

2
1.
3
3
'

2
1.
3
3
'

SLOPE > 20%
VARIANCE REQUIRED

P
R

O
P

O
S

E
D

 P
R

O
P

E
R

TY
 L

IN
E

 1
05

.7
5'

PROPOSED 2-CAR GARAGE
450 SQFT

E

EX 176.98

FG 172.32

F

EX
 17

2.
17

D

EX
 19

1.1
0

FG
 18

3.
32

C

EX
 18

8.
60

FG
 18

3.
32

G

L

EX 185.67

FG 185.82

A

EX 195.80

FG 195.82
EX

 19
5.
90

FG
 19

5.
82

FG
 17

2.
32

EXISTINGPROPERTY LINE 74.87'

E
X

IS
TI

N
G

 P
R

O
P

E
R

TY
 L

IN
E

 1
58

.9
2'

2'-0" HIGH
PLANTER

186
.24

'

(BW
)

14.83'

10
.0

8'

5.67'

6
.5

8'

PLANTING

E
N
T
R
Y

EX 179.15
FG 186.00

EX 185.92

FG 189.46

EX 186.00

FG 183.82

EX 186.86

FG 186.78

EX 179.92

FG 186.00

H

I J

K

6
.2

0
M

(7
.0

1M
)

5
8'

-2
"

TRELLIS TO MATCH
ORIGINAL DESIGN

GARAGE + SUITE AREA
620 SQFT
57.6 m²

EXEMPTIONS:
440 SQFT FOR GARAGE
240 SQFT FOR BLDG >15'
FROM PRINCIPLE BLDG

BINNING HOUSE AREA
1552 SQFT
144.2 m²

J_HOUSE AREA
2497 SQFT
232 M²

EXEMPTIONS:
440 SF GARAGE
995.1 SF BASEMENT
778.7 SF BASEMENT:
CEILING < 2'-0" ABOVE NATURAL GRADE
216.4 SF BASEMENT
(174.10-172.74) / 11.083 x 100 = 12.3%
1759 SF x 0.123 = 216.4 SF

176'

5
'-
0
"

5
'-
0
"

1.
5
2
M

1.
5
2
M

Proposed Site Plan

Site Plan
NEW 3-Car Garage + Caretaker Suite

EXISTING Binning House

NEW j_House + Green Roof

PROPOSED Concealment ‘Art Box’

Site Features

The sites’ natural topography allows for 
complete privacy between the proposed 
caretaker suite, Binning House and the 
proposed infill residence.  The driveway 
has been graded (a minor variance will 
be required) to accommodate one of the 
most important design criteria of the sub-
division - unobstructed view lines from 
the Binning House to the ocean and UBC 
peninsula.  Thus, the new residence will 
incorporate a green roof that sits flush 
with the Binning rear yard garden.  

The design of the green roof allows 
for unobstructed existing view lines 
and creates a visual extension of the 
landscape.  This roof will be void of all 
mechanical protrusions, save for those 
concealed by the proposed ‘art box’.

Overhead Site View

Site Section Diagram
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Site Section

Site Section
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West Perspective
Modernism Characterized By:

-	 asymmetrical compositions

-	 use of general cubic shapes

-	 flat roofs

-	 use of reinforced concrete

-	 metal and glass frameworks often resulting in large windows in horizontal bands

-	 an absence of ornament or mouldings
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Streetscape
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Graphical Representation: Proposed StreetscapeExisting Streetscape

Graphical Representation: Proposed Streetscape

Existing Streetscape

Existing Garage

Proposed 3-Car Garage



Existing Site

Site Overview
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Proposed Site

Site Overview

*Please note this an 
approximate graphical 

representation 
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Critical View

Design + Development 
Goals:

1.	 Retain Privacy;

2.	 Retain View Lines;

3.	 Conservation + Restoration;

	 of the Binning 
House

View from Binning House
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Design + Development 
Goals:

1.	 Retain Privacy;

2.	 Retain View Lines;

3.	 Conservation + Restoration;

	 of the Binning 
House

Critical View

Interior Perspective: View from Binning House living space
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11 May 2017 
 
Attention: District of West Vancouver 
 
RE: Statement of Intent – Binning Residence Garden Restoration 
____________________________________________________________________ 
 
 
There is very little written about the Binning garden, which is a shame, since the 
architecture is weighted by the structure of the garden. During the last decade, the 
garden was let to run wild and care was not taken to prune and keep the invasive 
plants, such as English ivy and blackberries at bay.  
 
Our new garden plan that coincides with the proposed redevelopment of the garage 
/ caretaker’s unit at the north end of the property and subdivision with new 
residence on the south end of the property, is meant to bring the garden back to 
it’s former self.  
 
Through photographic evidence of the garden in its early state, we have worked to 
identify the plant species and post-war style of planting that Jessie & B.C. Binning 
had created for their wonderful West Coast Modern home. Working with a local 
nursery, as well as researching plant catalogues from the 1940’s, we have come up 
with a scheme which we feel reflects the vibrancy and character of the original 
home, a place where the garden was cared for and lived in. The interior-exterior 
connections of the residence play a strong role in the lifestyle of the house, and the 
owner’s spent much time taking in the views across to the UBC Endowment Lands. 
The Binning residence maintains it’s existing siting, settled into the slope of the 
site.    
 
 
The Hard Construction 
 

¥ Stone terraced walls to be retained & rebuilt as required.  
¥ Concrete paving layout based on early photographs reflecting original angles 

with 1” gap (See images in attached reference photo document). 
¥ Remove all existing exposed aggregate (not original, a later addition). All 

paving is to be broom finished. 

 
 

 
The Hard Construction (continued) 
 
 

¥ Front entry stairs are to be removed and replaced with broom finished 
concrete.  

o The existing stairway is partially located on the neighbouring property 
to the East. 

o Slightly reduced in width to be within the existing property line.  
o Same step layout.  

¥ Wooden lattice 
o All to be replaced with cedar wood unfinished with white painted posts. 

Same dimensions & detailing as existing lattices (Refer to Detail Plan 
L4.0) (See images in attached reference photo document).  

o Front entry has additional lattice structure to partially screen Mathers 
Crescent and create a sense of entry.  

¥ Fencing 
o Simple vertical cedar siding will provide additional privacy between the 

Binning Residence and the neighbouring lot to the east. Fence will also 
be installed along east side of new driveway (Refer to Detail Plan 
L4.0).  

¥ Handrail 
o Simple metal railing on one side of entry stairs (Refer to Detail Plan 

4.1).  
o On the lower set of stairs to the front entrance of the Binning 

Residence, we have suggested moving the handrail (which was a later 
addition) to the East side of the steps away from the exterior Binning 
mural, which defines the principal entrance. 

¥ Historic Sign Marker 
o Metal sign to be retained & reinstalled on new post (Refer to Detail 

L4.0). 
 
 
 
The Soft Landscape 
 
 

¥ Open water views from living room & master bedroom. 
¥ Original apple tree to be retained and shaped as feature entry element. 
¥ Existing Japanese Maple tree in south garden (which is proposed to be 

removed to allow for subdivision of lot) to be transplanted into a new location 
on the sub divided lot (Saniuk residence). Ability to transplant the tree will 
have to be reviewed with arborist, as it is located within a tightly spaced 
concrete wall / planter. If the tree is not viable for transplant, we suggest 
planting with a new Japanese Maple in the proposed location on Lot 2.  

 
 
 
 

Landscape Concept

 
 

 
The Soft Landscape (continued) 
 
 

¥ Existing magnolia stellata & witch hazel to be transplanted into new bed 
between Binning Residence & caretaker’s residence on west side of garden. 

¥ Planting to reflect cottage style of Jessie Binning with mixed perennials. 
¥ New trees to be added to the site: Pacific Dogwood and 2 qty. Japanese 

Maple trees, reflect a native character. 
¥ Existing perennials (hostas, poppies, lily of the valley, peonies, irises) to be 

retained where possible and transplanted into new garden beds. 
¥ Clippings of original grape vine to be taken and used for a new planting of 

the grape vine. 
¥ Existing hedging 

o East property line: retain existing English laurel hedge (shared 
ownership). Hedge to be pruned.  

 New wood fence along property line will provide privacy 
between the lots.  

 Additional hedging may be required to fill in some sparse areas 
at the SE corner of the Binning residence. Review species of 
laurel to be planted with the District, since English laurel is on 
the invasive species list, we would propose new hedging from 
SE corner of the residence onwards to be Portuguese Laurel. 

o Hedge on the west side of the Binning residence 
 Existing hedge on west property line to be removed for driveway 

access to proposed subdivision lot 2 (Saniuk Residence).  
 We are proposing to plant a new Portuguese laurel hedge on the 

west side of the Binning Residence lot at the top of the retaining 
wall above the new driveway to lot 2 (Saniuk residence). 
Replaces the existing English Laurel hedge (invasive species).  

 This new Portuguese laurel hedge will provide privacy between 
the Binning Residence and the neighbouring lot to the East. It 
will also grow up to screen the Binning residence flat roof from 
views along Mathers Crescent (as noted in conservation plan). 

 Transplanted lily of the valley (from the rear garden) will be 
planted at the base of the hedge along the gravel access path.  

 Existing hedge at the west property line is shared ownership. A 
new fence should be proposed along the west side of the 
driveway to provide adequate screening to the neighbouring 
property. 

¥ A small lawn area to be retained on the south side of the residence to 
reference the original layout of the property, with views to UBC. 

¥ Existing rhododendrons appear sparse and would not be suitable for 
transplant once the surrounding plant material is cleared, as they will be left 
one sided. We have recommended transplanting species rhododendrons that 
were saved from a nearby West Vancouver site that will provide mature plant 
material in the garden and reference the original planting scheme.  

 
 

 
 

 
The Soft Landscape (continued) 
 
 

¥ The planting scheme references the original planting of Jessie Binning as 
shown in attached historic photographs (Refer to attached image document. 
Please note photos are not to be reproduced or published in any way without 
the consent of the owner, they are for reference only.).  

o Planting palette from the original scheme include a mixture of oriental 
poppies, roses, bearded irises, foxgloves, lavender, sage, hellebores, 
phlox, tulips, hydrangeas, azaleas, peonies, ferns, camellia, 
rhododendrons, geraniums, artemisia, and a wisteria vine on the trellis 
outside the living room.  

o Historic planting along the terraced walls in the rear garden include 
dahlia’s & marigolds in the beds at the base, with Boston ivy along the 
wall and aubretia spilling down from the top.  

o We referenced plant catalogues for other plantings that would have 
been available at the time of construction, which included daphne, 
clematis vine, lonicera vine, astilbe, cyclamen, anemone, lupins, 
daffodils, and alliums.  

o A native planting palette has been used for additional plants in the 
garden to keep the historic West Vancouver planting palette in the 
theme of the garden restoration (taxus brevifolia, mahonia, a variety 
of ferns, pacific dogwood, etc.). 

¥ Removal of the invasive English ivy, blackberries, and St. John’s Wort, which 
have run rampant in the garden, will be essential to bring the original, 
colourful garden back to life.  
 
 
 

 
 
  

Image of Binning garden in it's current state (2017) (View from of north garden, overrun with invasive plants)Image of Binning garden in it's current state (2017) (wood trellis to be replaced & stone wall to be retained / repaired as required)
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Planting Plan
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Landscape Details
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B.C. Binning Residence - Landscape Restoration Image Doc (Ref. only ALL photos require owner permission to copy or publish)

     

Historic image of Binning residence showing original brushed concrete paving layout w/ wood strips at front entry; wood trellis

BINNING HOUSE
2968 MATHERS CRESCENT, WEST VANCOUVER  

CONSERVATION PLAN
APRIL 2017

heritage conservation of the Binning House will be carried out in 
accordance with the recommendations of the Heritage Conservation 
Plan prepared by Donald Luxton & Associates Inc.

Particular attention will be given to restoring the exterior to its original 
‘glory’ when it was first constructed.  However, better building practices 
than originally utilized will be implemented to ensure the Binning 
House’s future durability.  A new roof system and the reinforcing of the 
foundation where necessary, are all part of the proposed conservation 
plan.

Many elements of the interior, such as the original hardwood floors, stone 
walls, and hallway mural, will be conserved and restored.  

The

Conservation Plan
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Binning House Revitalization
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Interior Restoration

Binning Interior Mural

Binning Interior Hall

The majority of the interior will either be 
restored or replaced in accordance to the 
recommendations of the Conservation Plan1.  
For example, the linoleum on the kitchen floor 
will be removed to expose the hardwood 
restored to its original finish.  The inside/
outside existing concrete paver’s will need to 
be replaced with those that match the original 
design.  The interior hallway mural will be 
attended to by a specialist.  Please refer to 
the Finish Schedule + Main Floor Plan for 
further details.  

1	 Binning House Conservation Plan
	 Donald Luxton and Associates Inc.
	 April, 2017	

WALL FINISH SCHEDULE

1 PLASTER
TO BE RE-PAINTED + RE-PLASTERED WHERE 
NECESSARY TO MATCH ORIGINAL FINISH
COLOR TBD

2 V-JOINT CEDAR PANELING (3 1/4" 
O.C.)
PAINT TO BE REMOVED AND PANELS TO BE 
RE-VARNISHED TO MATCH ORIGINAL FINISH
OR: IF NECESSARY REPLACE WITH NEW CEDAR
PANELING TO MATCH ORIGINAL FINISH

3 GYPSUM BOARD
TO BE RE-PAINTED - COLOR TBD

4 'ROCK FACE' STONE WALL
TO BE CLEANED AND GROUT TO BE RE-SEALED

5 WALLPAPER
TO BE REMOVED AND RE-PAINTED AND 
RE-PLASTERED WHERE NECESSARY - COLOR 
TBD

6 CEDAR BOARD INTERIOR FASCIA
TO BE RE-VARNISHED TO MATCH ORIGINAL 
FINISH

7 SHOWER TILE
TO BE CLEANED AND GROUT RE-SEALED OR 
TILE TO BE REPLACED

8 INTERIOR MURAL
TO BE CLEANED AND TOUCHED UP WHERE 
NECESSARY TO MATCH ORIGINAL DESIGN

9 EXPOSED CONCRETE
TO BE CLEANED AND PATCHED WHERE 

NECESSARY

FLOOR FINISH SCHEDULE

F1 HARD WOOD FLOORING
TO BE RESTORED TO ORIGINAL FINISH

F2 FIR FLOORING
TO BE RESTORED TO ORIGINAL FINISH

F3 LINOLEUM FLOORING
TO BE REMOVED AND REPLACED WITH:
TILE IN BATHROOM - 'BINNING' STYLE
RESTORE HARDWOOD IN KITCHEN

F4 EXPOSED CONCRETE
TO BE CLEANED AND PATCHED WHERE 
1NECESSARY

F5 ORIGINAL ARCHITECTURAL 
CONCRETE TILE PAVERS
TO REPLACE EXISTING EXPOSED AGGREGATE
CONCRETE PAVERS

Basement Plan
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Binning House Revitalization

WALL FINISH SCHEDULE

1 PLASTER
TO BE RE-PAINTED + RE-PLASTERED WHERE 
NECESSARY TO MATCH ORIGINAL FINISH
COLOR TBD

2 V-JOINT CEDAR PANELING (3 1/4" 
O.C.)
PAINT TO BE REMOVED AND PANELS TO BE 
RE-VARNISHED TO MATCH ORIGINAL FINISH
OR: IF NECESSARY REPLACE WITH NEW CEDAR
PANELING TO MATCH ORIGINAL FINISH

3 GYPSUM BOARD
TO BE RE-PAINTED - COLOR TBD

4 'ROCK FACE' STONE WALL
TO BE CLEANED AND GROUT TO BE RE-SEALED

5 WALLPAPER
TO BE REMOVED AND RE-PAINTED AND 
RE-PLASTERED WHERE NECESSARY - COLOR 
TBD

6 CEDAR BOARD INTERIOR FASCIA
TO BE RE-VARNISHED TO MATCH ORIGINAL 
FINISH

7 SHOWER TILE
TO BE CLEANED AND GROUT RE-SEALED OR 
TILE TO BE REPLACED

8 INTERIOR MURAL
TO BE CLEANED AND TOUCHED UP WHERE 
NECESSARY TO MATCH ORIGINAL DESIGN

9 EXPOSED CONCRETE
TO BE CLEANED AND PATCHED WHERE 

NECESSARY

FLOOR FINISH SCHEDULE

F1 HARD WOOD FLOORING
TO BE RESTORED TO ORIGINAL FINISH

F2 FIR FLOORING
TO BE RESTORED TO ORIGINAL FINISH

F3 LINOLEUM FLOORING
TO BE REMOVED AND REPLACED WITH:
TILE IN BATHROOM - 'BINNING' STYLE
RESTORE HARDWOOD IN KITCHEN

F4 EXPOSED CONCRETE
TO BE CLEANED AND PATCHED WHERE 
1NECESSARY

F5 ORIGINAL ARCHITECTURAL 
CONCRETE TILE PAVERS
TO REPLACE EXISTING EXPOSED AGGREGATE
CONCRETE PAVERS

26



The

original tar & gravel roof consists of 
two planes with slight slopes, large 
overhangs, and a cantilevered canopy 
above the front door. Three additional 
skylights were commissioned, 
presumably by Jessie, to provide more 
daylight in the kitchen, bathroom, 
and later addition.  Later roof repairs 
included the installation of a torch-
down roofing material, new aluminum 
flashings around the chimney and the 
roof perimeter.  The original drainage 
system appears to remain in place.”1

1	 Binning House Conservation Plan
	 Donald Luxton and Associates Inc.
	 April, 2017
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Roof Replacement

The roof system and skylights will be replaced to match the original design.  One important change 
will be the re-sloping of the bottom plane away from the clerestory windows above the main 
hallway.  This will alleviate the current water pooling and leakage at the roof / window interface.

All structural elements and electrical wiring will be completely replaced while the fascia boards 
and trim will be restored where possible.  All new flashings will match the original design intent 
and be ‘minimal’ in their aesthetic.  The existing drain and downspout causing water damage to 
the exterior mural will be relocated (see roof plan).  The chimney stones and cap will be replaced if 
necessary and the grout resealed.    
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Exterior Restoration

All exterior elements will be restored in accordance to the recommendations of the 
Conservation Plan1.  There is evidence of rot in various locations and an investigation 
will be undertaken to determine which specific elements need replacement.  The 
cedar siding will be completely replaced and varnished to match the original design 
while the windows are intended to stay in place while they are sanded, cleaned and 
re-stained.  The existing exposed aggregate concrete pavement will be replaced to 
match the original parallelogram pattern while the concrete foundation walls will be 
repaired and/or reinforced where necessary.

1	 Binning House Conservation Plan
	 Donald Luxton and Associates Inc.
	 April, 2017	

North Elevation

Binning House Revitalization

Past Mural Variations

Mural Restoration 

The infamous exterior ‘Binning Mural’ is 
one of the most important elements to 
conserve and restore.  A specialist will 
be hired to ‘peel back the layers’ of the 
paint in order to expose the mural shown 
directly to the left (with Bert Binning).  
An artist will then be commissioned to 
retrace and repaint the mural to match 
the original design.  

East Elevation
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Original Garden Trellis

Garden Trellis

“The original large wood trellis appended 
to the east portion of the south facade is 
shown in several archival photos from the 
1940s. It was later replaced by a shallow 
trellis, which extends the full length of the 
south facade; this second trellis is extant.”1 

A new trellis on a 3’-0” grid will be installed 
to match the original design extending the 
living room space to the outside. 

West Elevation

The 1989 bathroom addition will be 
removed and all siding replaced to match 
the original design intent.  This elevation 
differs from the rest of the house in that 
the siding is horizontal and much wider.

1	 Binning House Conservation Plan 
	 Donald Luxton and Associates Inc.
	 April, 2017
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Proposed Garage + Caretaker Suite

Existing Garage

Existing Garage Precedent: 
Poll Residence (1959)

925 Highland Drive, West Vancouver

View of Existing Garage from Garden
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Garage Floor Plan

Caretaker Suite Floor Plan

CONCRETE EXTERIOR: ARCHITECTURAL (EXPOSED)
INTERIOR: STRUCTURAL

STONE WALL EXTERIOR: 'ROCK FACE' - RAIN SCREEN
INTERIOR: 'ROCK FACE'

WOOD FRAME   EXTERIOR: 3.5" CEDAR SIDING - RAINSCREEN
INTERIOR: WHITE PAINTED GYP. BD.

Design Rational + Intent

The existing 1966 2-car garage has one main 
deficiency - with an interior width of 18’-0” 
it is quite difficult to fit 2 standard sized cars.  
A new 3-car garage is being proposed with 
2 parking spots dedicated to the Binning 
House and one spot for the caretaker suite 
below.  This additional parking spot is also 
intended to be used by people wishing to 
view the Binning House.  

The form of the new garage reflects that 
of the existing.  However, architectural 
characteristics such as the post + beam 
structural system and the roof overhangs, 
have been stripped away to showcase a 
more contemporary architecture of our time.  
Precedents of local Modernism, such as the 
Poll Residence (left), were studied to help 
formalize the aesthetic of the new garage. 
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Proposed Garage + Caretaker Suite

Proposed Garage

Existing Garage Precedent: 
Poll Residence (1959)

925 Highland Drive, West Vancouver

View of Existing Garage from Garden
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Garage Floor Plan

Caretaker Suite Floor Plan

CONCRETE EXTERIOR: ARCHITECTURAL (EXPOSED)
INTERIOR: STRUCTURAL

STONE WALL EXTERIOR: 'ROCK FACE' - RAIN SCREEN
INTERIOR: 'ROCK FACE'

WOOD FRAME   EXTERIOR: 3.5" CEDAR SIDING - RAINSCREEN
INTERIOR: WHITE PAINTED GYP. BD.

Design Rational + Intent

The existing 1966 2-car garage has one main 
deficiency - with an interior width of 18’-0” 
it is quite difficult to fit 2 standard sized cars.  
A new 3-car garage is being proposed with 
2 parking spots dedicated to the Binning 
House and one spot for the caretaker suite 
below.  This additional parking spot is also 
intended to be used by people wishing to 
view the Binning House.  

The form of the new garage reflects that 
of the existing.  However, architectural 
characteristics such as the post + beam 
structural system and the roof overhangs, 
have been stripped away to showcase a 
more contemporary architecture of our time.  
Precedents of local Modernism, such as the 
Poll Residence (left), were studied to help 
formalize the aesthetic of the new garage. 
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Materials

The bulk of the garage, including the 2-car 
flush mount garage door, will be clad with 
horizontal cedar siding to match the siding 
of the Binning House.  The only exception is 
the singe-car flush mount garage door that 
is pushed back from the vertical plane of the 
street facade - its material will be weathered 
brass.  The same material will be used for a 
roof feature of the new house facilitating a 
visual connection between the two.

Roof Plan

The caretaker suit below will expose 
architectural concrete to the side yards 
while stone matching the original landscape 
design, will clad the south facade below the 
clerestory and continue as a retaining wall 
into the landscape.
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3A-C

WALL TYPES: EXTERIOR - PLAN VIEW

WALL PARTITION NOTE:

Use 1/2" Schluter-KERDI-BOARD OEA in place of GWB in all bathroom +
Laundry Areas.
The corners and joints must be sealed with Schluter-KERDI-BAND, using
unmodified thin-set mortar. Fastener penetrations to be sealed with
KERDI-BAND using unmodified thin-set mortar. Other protrusions
through the KERDI-BOARD (e.g., showerhead, tub spout, etc.) must be
treated with Schluter-KERDI-SEAL-PS seals or Schluter-KERDI-FIX.

WALL TYPES: INTERIOR - PLAN VIEW

Construction Assemblies

Construction Assemblies
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j_House Design Concepts:

								          Datum

Site Section

Roof Plane Datum

Balancing a respect for view lines, both 
existing and new, is of utmost importance 
to the proposed sub-division.  Thus, the 
proposed green roof will sit flush with 
the existing rear yard garden and create 
a visual extension of the landscape.  This 
will facilitate a more seamless integration 
between the two properties and minimize 
the impacts on existing view lines.  
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Garage:
Orientation to match the
adjacent Binning House

j_House:
Green roof to have 5 degree 
angle to match adjacent 
Binning House

Binning House:
5 degree angle

Site Plan Orientation Sketch Site Plan Overview

Orientation + Structural Grid

Roof Plane Orientation

The roof orientation of the proposed 
j_House is angled to match the adjacent 
existing residence.  This achieves a more 
aesthetically pleasing perspective when 
viewed from the Binning House.

Binning House Trellis:
3’-0” Structural Grid

j_House Trellis:
Structural Grid to match 
Binning House (3’-0”)

Connection Sketch Site Plan Perspective

Structural Grid + Trellis

A connection between ‘existing’ and 
‘new’ is created through the use of a 
proportionately similar structural grid.  
This grid stems from the southern exterior 
of the Binning House and extends 
throughout the j_House,  manifesting at a 
trellis of its own.  
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Massing Study 

Line Study / Spatial Exploration (found on-site)
Bert Binning

Concept Model

Massing

While on-site, a line/spatial study by Bert 
Binning was discovered in the basement 
of the existing house.  This was used as a 
massing study to explore the relationship 
between the extension of the landscape 
above, and the irregular shaped footprint 
below.  

The irregularity of the footprint is driven 
from the necessary landscape (ie. driveway) 
required to facilitate functional access to 
the new residence.

Landscape Extension:
Green Roof System

Footprint Below:
Irregular Shape

Driveway
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Concealment 
‘Art Box’

Proposed j_House
	
	 Roof Plan

Roof Form

The upper roof will be constructed as a ‘green roof’ able to support four inches of medium 
and the growth of grass intended to match the rear yard garden of the Binning House.  

Nestled in the grass, a single ‘art box’ will harbor and conceal all necessary mechanical roof 
protrusions - it will be made of weathered brass to match the street level single-car garage 
door.

Below the upper roof plane, a wood ‘box’ will be ‘slipped’ beneath and harbor the entry 
sequences of the house.  Its cedar cladding will match both the Binning Residence and the 
new 3-car garage.

Roof Plan Perspective

Roof Plan  

WEATHERED BRASS
CONCEALMENT 'ART BOX'
20" HIGH

GREEN ROOF

WOOD
DECKING

5
°

ANGLED 5° TO MATCH BINNING HOUSE

1
-

2
-
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Concealment 
‘Art Box’

Proposed j_House
	
	 Roof Plan

Roof Plan Perspective
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Site Entries + Main Floor Plan

Binning Site Entry

j_House Site Entry ‘Wood Box’ Entry Massing Model

Design Features

The Binning House exterior mural is visible 
upon entrance to the site and establishes 
the front door entrance.  The j_House 
will have an interior mural wall (possibly 
recommissioned art work of Bert Binning’s) 
visible through a peek-a-boo window at its 
front door entry.  This interior mural wall 
will also be visible from the Binning rear 
yard garden.  An interior stairwell leads 
both people and natural light along the 
mural wall to the downstairs basement.

A southern planter along the width of the 
living and dining areas allows for privacy 
from the southern neighbor while enabling 
unobstructed views to the ocean and UBC 
peninsula.  Full height sliding doors can 
be opened to create an indoor/outdoor 
spatial experience in the living, dining, and 
kitchen areas.  Please refer to the Main 
Floor Plan for programmatic details. 
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Main Floor Plan

CONCRETE EXTERIOR: ARCHITECTURAL / BOARD FORM (EXPOSED)
INTERIOR: ARCHITECTURAL / BOARD FORM (EXPOSED)

WOOD FRAME   EXTERIOR: 3.5" CEDAR SIDING - RAINSCREEN
INTERIOR: CEDAR SIDING/WHITE PAINTED GYP.

STONE WALL EXTERIOR: 'ROCK FACE' - RAIN SCREEN
INTERIOR: 'ROCK FACE'
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Exterior Perspectives + 
Basement Floor Plan

Design Features

Just as the Binning House entry sequence 
draws the occupant into the house from 
the sloping landscape, so too does the 
entry sequence of the j_House.  Slit 
windows are carefully located to consider 
natural light and privacy for both the entry 
and powder room.

The basement comprises a family room, 
two bedroom / bathrooms, office space, 
storage room and the mechanical + 
electrical spatial requirements.  The patio, 
hot tub and lap pool are accessible from 
the family room and two bedrooms.  An 
outdoor kitchen is tucked behind the south 
west corner of the house allowing space for 
table tennis - a requirement of the client.  
A 5’-0” wide planting area is proposed at 
the most southern end of the property.  
Planting the appropriate trees and foliage 
will facilitate privacy from the southern 
neighbor while retaining critical view lines.     

The total built area of the house is 3,932 
sqft.  However, when considering the areas 
allowed to be subtracted for FSR purposes, 
the calculated area is in fact 2,497 sqft.  It 
will therefore require a minor variance of 
0.6% more area than the zoning by-law 
allows.  (Please refer to pp. 64-65 for all 
required variances and project data.)

j_House ‘Wood Box’  Entry + Interior Mural

j_House Rear Yard Patio + Garden

CONCRETE EXTERIOR: ARCHITECTURAL / BOARD FORM (EXPOSED)
INTERIOR: ARCHITECTURAL / BOARD FORM (EXPOSED)

WOOD FRAME   EXTERIOR: 3.5" CEDAR SIDING - RAINSCREEN
INTERIOR: CEDAR SIDING/WHITE PAINTED GYP.

STONE WALL EXTERIOR: 'ROCK FACE' - RAIN SCREEN
INTERIOR: 'ROCK FACE'
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Basement Floor Plan
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Sustainable Development

Vancouver Density Map
http://spacing.ca/vancouver/2008/03/06/775/

Urban Densification as a 
Strategy for Sustainability

One of my mentors, Gair Williamson, 
once told me, “An existing building is 
an inherited investment in energy and 
materials.” 

I believe this statement to be true, thus 
the conservation of the Binning House is 
in itself, a sustainable development.  At 
the same time there is an opportunity 
to go one step further by sub-dividing 
the lot, and implementing a strategy for 
sustainability through densification.  

The map below was created (2008) from 
Census 2006 that quantified the growth 

population density of Vancouver by the 
block.  The map illustrates density but 
more specifically, dwelling units per acre 
(du/ac).  

It is quite apparent that the majority of 
density lies within Vancouver’s Eastside 
while the Westside’s density is significantly 
less.  Although West Vancouver is not 
shown on this map, its density has been 
calculated (Census 2011) to be even less 
than that of Vancouver’s Westside.  

Due to current municipality zoning by-
laws, most properties in West Vancouver 

are ineligible for densification.  However, 
with the conservation of the Binning 
House, West Vancouver’s mandates will 
allow for the sub-division of the property.  

I believe it would be a shame 
not to take advantage of this 
opportunity to showcase the 
benefits of an appropriately 
planned, designed, and 
implemented sub-division.       

“Planning
policies in many European countries 
advocate for the Compact City or some 
sort of compaction process, as a strategy 
to obtain a more sustainable urban 
development.  It contrasts the car-
oriented urban sprawl of many modern 
cities, creating longer distances between 
urban functions, poor access to facilities 
and services, less efficient infrastructure 
provision, loss of open land, social 
segregation, etc.  A Compact City policy 
in contrast should by regeneration and 
densification of the urban area create 
the opposite, thus contributing to a 
more sustainable development in its 
broadest sense, social, economic and 
environmental.”1 

1	 Urban densification --a sustainable urban 	
	 policy?
	 A. Skovbro
	 Danish Centre for Forest, Landscape and 	
	 Planning, Department of urban and 
	 regional 	planning, Denmark

Sustainable Building

Both the proposed Caretaker Suite and j_House will 
meet the requirements set by LEED Gold standards.  
A checklist will be included with the submission of 
the subsequent Development Permits.  Highlights of 
the checklist are:

Sustainable Sites

-	 Erosion + Sediment Control: monitored and 	
	 maintained during construction 

-	 Stormwater:  quantity + quality control 		
	 maintaining runoff at pre-development rates
	  
-	 Landscape to exceed minimum planting 		
	 requirements

Energy Efficiency + Atmosphere

-	 Exterior envelope to have increased    		
	 insulation values

-	 Energystar appliances shall be installed

-	 Radiant floor heating and heat recovery 		
	 ventilators will be installed

Waste Management

-	 A construction waste management plan 		
	 will be prepared in accordance with 
	 the Metro Vancouver BuildSmart Waste 		
	 Management Toolkit guidlines to achieve a 		
	 50% reduction from industry norms

Relationship between  urban density and mobility 
https://urbannext.net/affordable-housing-prototypes-in-maputo-2/
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Project Data
BINNING HOUSE PROJECT DATA
EXISTING ZONING RS-2 PROPOSED -
EXISTING SITE AREA (SF) 12,837 PROPOSED -
EXISTING SITE WIDTH 24 m PROPOSED -
EXISTING SITE DEPTH 52 m PROPOSED -

ft/sqft m/m2
BINNING SITE AREA (SF) LOT A - PROPOSED 5,827 541 m²
BINNING SITE WIDTH - PROPOSED 62.6' 19.1 m
BINNING SITE DEPTH - PROPOSED 96.5' 29.4 m
j_HOUSE SITE AREA (SF) LOT B - PROPOSED 7,010 651 m²
j_HOUSE SITE WIDTH - PROPOSED 75.0' 22.9 m
j_HOUSE SITE DEPTH - PROPOSED 157.5' 48 m

MAX. ALLOWABLE F.S.R. BYLAW PROPOSED SQFT
Existing 35% 13% (existing) 1,674

Binning House + Accessory BLDG 35% 37% (Lot A) 2,172 VARIANCE REQUIRED
j_House 35% 35.6% (Lot B) 2,497 VARIANCE REQUIRED

MAX. ALLOWABLE SITE COVERAGE BYLAW PROPOSED SQFT
Existing 40% 16% (existing) 2,113

Binning House + Accessory BLDG 40% 39% 2,290
j_House 40% 34% 2,353

MAX. BLDG HEIGHT (ft) BYLAW PROPOSED
Binning House 25' AS PER EXISTING

Accessory BLDG 12' 13.09' VARIANCE REQUIRED
j_House 25' 21.72'

BUILDING HEIGHT (ft) BINNING ACCESSORY j_HOUSE
Storeys 1 1 1
Average Grade 197.20 207.70 174.10
Building Heights Above Average Grade 11.49 13.09 21.72

Elevation at Roof Peak 208.69 220.79 195.82
Elevation of Basement 188.42 201.16 172.74
Elevation of Main Floor 196.00 210.70 183.82

HIGHEST BLDG FACE (ft)
*Binning HBF remains the same 218.00' 194.32'
after sub-division
SET BACKS BYLAW PROPOSED
BINNING HOUSE LOT A

SYS #1 MIN. SYS 1.5 m CSYS 16' 2.44 m 
SYS #2 MIN. SYS 1.5 m CSYS 16' 1.70 m
SYS #3 MIN. SYS 1.5 m CSYS 16' 2.36 m
FRONT 9.14 m 9.14 m

REAR 9.14 m 2.03 m VARIANCE REQUIRED

j_HOUSE LOT B
SYS #1 MIN. SYS 1.5 m CSYS 16' 3.41 m
SYS #2 MIN. SYS 1.5 m CSYS 16' 2.29 m
SYS #3 MIN. SYS 1.5 m CSYS 16' 1.58 m (Garage SYS) VARIANCE REQUIRED
FRONT 9.14 m 0.80 m VARIANCE REQUIRED

REAR 9.14 m 4.57 m VARIANCE REQUIRED

BUILDING AREA EXISTING PROPOSED SUBTRACTION
BINNING HOUSE 1650 sf 1552 sf 98 sf
ACCESSORY BLDG 620 sf
TOTAL 2172 sf VARIANCE REQUIRED

j_HOUSE 2497 sf 1759 sf VARIANCE REQUIRED

PARKING BYLAW EXISTING PROPOSED
BINNING HOUSE Min. 1 1.5 3
j_HOUSE Min. 1 2

BINNING HOUSE PROJECT DATA
EXISTING ZONING RS-2 PROPOSED -
EXISTING SITE AREA (SF) 12,837 PROPOSED -
EXISTING SITE WIDTH 24 m PROPOSED -
EXISTING SITE DEPTH 52 m PROPOSED -

ft/sqft m/m2
BINNING SITE AREA (SF) LOT A - PROPOSED 5,827 541 m²
BINNING SITE WIDTH - PROPOSED 62.6' 19.1 m
BINNING SITE DEPTH - PROPOSED 96.5' 29.4 m
j_HOUSE SITE AREA (SF) LOT B - PROPOSED 7,010 651 m²
j_HOUSE SITE WIDTH - PROPOSED 75.0' 22.9 m
j_HOUSE SITE DEPTH - PROPOSED 157.5' 48 m

MAX. ALLOWABLE F.S.R. BYLAW PROPOSED SQFT
Existing 35% 13% (existing) 1,674

Binning House + Accessory BLDG 35% 37% (Lot A) 2,172 VARIANCE REQUIRED
j_House 35% 35.6% (Lot B) 2,497 VARIANCE REQUIRED

MAX. ALLOWABLE SITE COVERAGE BYLAW PROPOSED SQFT
Existing 40% 16% (existing) 2,113

Binning House + Accessory BLDG 40% 39% 2,290
j_House 40% 34% 2,353

MAX. BLDG HEIGHT (ft) BYLAW PROPOSED
Binning House 25' AS PER EXISTING

Accessory BLDG 12' 13.09' VARIANCE REQUIRED
j_House 25' 21.72'

BUILDING HEIGHT (ft) BINNING ACCESSORY j_HOUSE
Storeys 1 1 1
Average Grade 197.20 207.70 174.10
Building Heights Above Average Grade 11.49 13.09 21.72

Elevation at Roof Peak 208.69 220.79 195.82
Elevation of Basement 188.42 201.16 172.74
Elevation of Main Floor 196.00 210.70 183.82

HIGHEST BLDG FACE (ft)
*Binning HBF remains the same 218.00' 194.32'
after sub-division
SET BACKS BYLAW PROPOSED
BINNING HOUSE LOT A

SYS #1 MIN. SYS 1.5 m CSYS 16' 2.44 m 
SYS #2 MIN. SYS 1.5 m CSYS 16' 1.70 m
SYS #3 MIN. SYS 1.5 m CSYS 16' 2.36 m
FRONT 9.14 m 9.14 m

REAR 9.14 m 2.03 m VARIANCE REQUIRED

j_HOUSE LOT B
SYS #1 MIN. SYS 1.5 m CSYS 16' 3.41 m
SYS #2 MIN. SYS 1.5 m CSYS 16' 2.29 m
SYS #3 MIN. SYS 1.5 m CSYS 16' 1.58 m (Garage SYS) VARIANCE REQUIRED
FRONT 9.14 m 0.80 m VARIANCE REQUIRED

REAR 9.14 m 4.57 m VARIANCE REQUIRED

BUILDING AREA EXISTING PROPOSED SUBTRACTION
BINNING HOUSE 1650 sf 1552 sf 98 sf
ACCESSORY BLDG 620 sf
TOTAL 2172 sf VARIANCE REQUIRED

j_HOUSE 2497 sf VARIANCE REQUIRED

PARKING BYLAW EXISTING PROPOSED
BINNING HOUSE Min. 1 2 3
j_HOUSE Min. 1 2

BINNING HOUSE PROJECT DATA
EXISTING ZONING RS-2 PROPOSED -
EXISTING SITE AREA (SF) 12,837 PROPOSED -
EXISTING SITE WIDTH 24 m PROPOSED -
EXISTING SITE DEPTH 52 m PROPOSED -

ft/sqft m/m2
BINNING SITE AREA (SF) LOT A - PROPOSED 5,827 541 m²
BINNING SITE WIDTH - PROPOSED 62.6' 19.1 m
BINNING SITE DEPTH - PROPOSED 96.5' 29.4 m
j_HOUSE SITE AREA (SF) LOT B - PROPOSED 7,010 651 m²
j_HOUSE SITE WIDTH - PROPOSED 75.0' 22.9 m
j_HOUSE SITE DEPTH - PROPOSED 157.5' 48 m

MAX. ALLOWABLE F.S.R. BYLAW PROPOSED SQFT
Existing 35% 13% (existing) 1,674

Binning House + Accessory BLDG 35% 37% (Lot A) 2,172 VARIANCE REQUIRED
j_House 35% 35.6% (Lot B) 2,497 VARIANCE REQUIRED

MAX. ALLOWABLE SITE COVERAGE BYLAW PROPOSED SQFT
Existing 40% 16% (existing) 2,113

Binning House + Accessory BLDG 40% 39% 2,290
j_House 40% 34% 2,353

MAX. BLDG HEIGHT (ft) BYLAW PROPOSED
Binning House 25' AS PER EXISTING

Accessory BLDG 12' 13.09' VARIANCE REQUIRED
j_House 25' 21.72'

BUILDING HEIGHT (ft) BINNING ACCESSORY j_HOUSE
Storeys 1 1 1
Average Grade 197.20 207.70 174.10
Building Heights Above Average Grade 11.49 13.09 21.72

Elevation at Roof Peak 208.69 220.79 195.82
Elevation of Basement 188.42 201.16 172.74
Elevation of Main Floor 196.00 210.70 183.82

HIGHEST BLDG FACE (ft)
*Binning HBF remains the same 218.00' 194.32'
after sub-division
SET BACKS BYLAW PROPOSED
BINNING HOUSE LOT A

SYS #1 MIN. SYS 1.5 m CSYS 16' 2.44 m 
SYS #2 MIN. SYS 1.5 m CSYS 16' 1.70 m
SYS #3 MIN. SYS 1.5 m CSYS 16' 2.36 m
FRONT 9.14 m 9.14 m

REAR 9.14 m 2.03 m VARIANCE REQUIRED

j_HOUSE LOT B
SYS #1 MIN. SYS 1.5 m CSYS 16' 3.41 m
SYS #2 MIN. SYS 1.5 m CSYS 16' 2.29 m
SYS #3 MIN. SYS 1.5 m CSYS 16' 1.58 m (Garage SYS) VARIANCE REQUIRED
FRONT 9.14 m 0.80 m VARIANCE REQUIRED

REAR 9.14 m 4.57 m VARIANCE REQUIRED

BUILDING AREA EXISTING PROPOSED SUBTRACTION
BINNING HOUSE 1650 sf 1552 sf 98 sf
ACCESSORY BLDG 620 sf
TOTAL 2172 sf VARIANCE REQUIRED

j_HOUSE 2497 sf 1759 sf VARIANCE REQUIRED

PARKING BYLAW EXISTING PROPOSED
BINNING HOUSE Min. 1 1.5 3
j_HOUSE Min. 1 2
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Design 

+ Development goals have been met by 
way of retaining privacy, view lines and the 
conservation of not just the existing house but 
the ideologies and architectural style that the 
Binning Residence represents.

Conclusion

Interior Perspective: View from Binning House living space
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